
 

Site Reference: No02  Site name: 36 The Ridgeway and land to the rear (EN6 4AX) 

. 

-  

Site details 
Settlement Cuffley 

Ward Northaw & Cuffley 

Site area 0.92ha 
 

Site context 
Green Belt No 

Previously developed Yes (Part) 

Land use/character Large single house, 
residential garden and 
scrubland to rear 

Surrounding land uses 
and character 

Residential on all sides, 
notably very large houses 
with substantial gardens 
to the south and west – 
also extensive woodland 
to north-west 

 

Site promotion 
Source of promotion Landowner via agent 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Biodiversity and Development (R11); Sites of 
Special Scientific Interest (R13); Wildlife Sites (R15) 
 

Emerging Core Strategy: Protection of Critical Assets (CS11) 
 

NPPF: Section 11 – Conserving and enhancing the natural environment 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 The site has an existing access point on The Ridgeway, which could 
be widened/enhanced if required. The Highways Authority does not 
anticipate any material impact on highway conditions. 

 Access may also be possible from Bradgate Close at the north-east 
corner of the site, although this is a private road. 

 The site is in Flood Zone 1 (lowest risk of fluvial flooding) 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 An area of ancient woodland, covered by a Tree Protection Order, 
adjoins the north-east boundary of the site. 

 The adjacent woodland is also designated as Wildlife Site 160 – 
Hertfordshire Ecology has identified the site as having moderate 
ecological sensitivity, given the potential loss of a large area of scrub 
habitat within the site. 

 In view of the size of the site and its relative proximity to Northaw Great 
Wood SSSI, there would be within a Natural England ‘Impact Risk 
Zone’ if more than 10 homes are proposed. 

Contribution to regeneration 
priority areas 

None. 

Likely market attractiveness for the 
use proposed 

There is no known developer interest, but the limited environmental and 
physical constraints are likely to be able to be overcome. Cuffley is a high 
demand area, and there are no known issues that would render the site 
unattractive to the market in this area. 

 



 
 

 

 

Availability Site capacity 
Site ownership Single ownership Promoted by landowner 5 dwellings (5dph) 

Any known constraints None Scenario/methodology Baseline density (40dph) – equal to 37 
dwellings 

Achievability HELAA capacity 9 dwellings gross, 8 net 

Deliverability issues None HELAA density 10dph gross 

Viability issues None Other comments Despite being an urban site, 10dph is 
considered the maximum that could be 
supported given the very low density 
context and need for a buffer to the 
adjacent ancient woodland wildlife site.  

Landowner timescales 0-5 years 

 

Conclusions  

The site is located within a residential urban area of Cuffley, although in almost semi-rural context with large homes 
set in very large and partly wooded plots. This context necessitates a significant reduction from the baseline density 
to 10dph. Such a density is slightly lower than the density of the nearest development on Bradgate Close, but this 
also allows the creation of a buffer between the site and the adjacent wildlife site and ancient woodland to the north-
east. Hertfordshire Ecology also advise that a full Phase 1 Wildlife Survey would also be necessary to assess the 
site’s ecological value. There is a likely presence of nesting birds and possible reptiles, and to minimise impacts on 
the ancient woodland there should be caution over human influences such as lighting.  
 
The site is being actively promoted by its owner, and is stated to be deliverable within 0-5 years. There are no 
known reasons why the site will not be available or achievable in that timescale. 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years 



 
  

Site Reference: No10  Site name: Land W of St Martin de Porres Church (EN6 4LS) 

 

-  

Site details 
Settlement Cuffley 

Ward Northaw & Cuffley 

Site area 0.17ha 
 

Site context 
Green Belt No 

Previously developed No 

Land use/character Hardstanding, gravel, 
grass and trees to the 
rear of small church 

Surrounding land uses 
and character 

Church, scout hut and 
residential gardens 

 

Site promotion 
Source of promotion Landowner 

Land use promoted Housing 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Loss of Community Facilities (CLT13); 
Contaminated Land (R2); Biodiversity and Development (R11); Noise and 
Vibration Pollution (R19) 
 

Emerging Core Strategy: Community Services and Facilities (CS6); 
Protection of Critical Assets (CS11) 
 

NPPF: Section 11 – Conserving and enhancing the natural environment 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 The site is currently accessed via a narrow driveway, which curves 
around the front and then side of the church. 

 Because of the site’s current use for car parking, there is a small 
possibility of some ground contamination. 

 The site is in Flood Zone 1 (lowest risk of fluvial flooding). 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 There is no record of any significant wildlife presence on site. However, 
trees on the site may be home to nesting birds. 

 There is potential for occasional and minor noise conflicts between 
future occupiers and the adjacent church and scout hut. 

Contribution to regeneration 
priority areas 

None. 

Likely market attractiveness for the 
use proposed 

There is no known developer interest. However, Cuffley is a high demand 
area, and there are no known issues that would render the site 
unattractive to the market in this area. 



 
 

 

 

 

Availability Site capacity 
Site ownership Single ownership Promoted by landowner No specific number 

Any known constraints The landowner has indicated 
that the site may only come 
forward if an adjacent site 
does as well. This is not 
currently being promoted.  

Scenario/methodology Baseline density (40dph) – 
equal to 7 dwellings 

HELAA capacity 5 dwellings 

HELAA density 29dph net 

Other comments A baseline density is 
appropriate in this edge of 
village location – however, the 
Highways Authority advise that 
no more than 5 dwellings 
should be served by a single-
track driveway. 

Achievability 

Deliverability issues None 

Viability issues None 

Landowner timescales 11-15 years 

 

Conclusions  

The site is located within an area of Cuffley with a residential character, although the site currently comprises 
overflow parking and open land associated with the small Catholic church to the east. Whilst there is a possibility 
that a loss of parking space could be detrimental to the church, there are no restrictions on street in the surrounding 
area, and church visitors who could not park in the residual area of car parking could conceivably park elsewhere. It 
is therefore considered that the site is suitable in principle for redevelopment. 
 
Some concerns have been raised around access, noise, contamination, and wildlife. The Highways Authority has 
observed that the current site access driveway is relatively narrow, and should ideally be widened to 4.2m to allow 
vehicles to pass one another. However, it is not known whether it would be possible to implement this and capacity 
therefore has to be limited to 5 dwellings in the interests of highway safety. To mitigate environmental impacts; at 
planning application stage it would be necessary to carry out a site survey and appropriate remedial work if required 
to manage possible land contamination, and to demonstrate that it is possible to create an acceptable internal and 
external residential environment in noise terms (given the proximity of the church and scout hut). Given the 
presence of a number of trees within and close to the site, there should also be caution for nesting birds during 
development. Taking all of the above into consideration, it is considered that the site is suitable in principle for 
redevelopment. 
 
There are no known reasons why development on the site would not achievable. However, whilst the landowner 
continues to maintain an active interest in development in the longer term (11-15 years), it is not currently clear 
whether the site will become available. It is understood that delivery may depend on an adjacent site coming also 
forward – as that adjacent site is not currently being promoted, availability is uncertain. 

Suitable Yes Available Uncertain Achievable Yes 
Deliverability 
timescale 

11-15 years 



 

Site Reference: Cuf1                              Site name: The Meadway, Cuffley, EN6 4ET 

 

-  

Site details 
Settlement Cuffley 

Ward Northaw & Cuffley 

Site area 3.6 hectares 
 

Site context 
Green Belt Yes 

Previously developed No 

Land use/character Agricultural land 

Surrounding land uses 
and character 

Residential to the south, 
railway line to the west, 
agricultural land to north 
and east. 

 

Site promotion 
Source of promotion Landowners 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated 
Green Belt, R2 Contaminated Land, R6 River Corridors, RA10 
Landscape Area, R11 Biodiversity and Development, R13 Site of 
Special Scientific Interest, R15 Wildlife sites, R19 Noise and Vibration 
Pollution, IM2 Planning Obligations and Planning Obligations SPD. 
ECS CS11 Critical Assets, NPPF: Section 11 conserving and 
enhancing the natural environment. 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Access: via The Meadway  

 Potential contamination - eastern end of the site was formerly 
used for quarrying (1898). 

 Western boundary of the site is adjacent to the railway line and 
is a potential noise source. 

 Wastewater network capacity in this area is unlikely to support 
the demand anticipated from this development. Significant 
drainage infrastructure is likely to be required ahead of the 
development. Upgrades can take around 18 months to 3 years 
to design and deliver 

 99.9% of the site is in Flood Zone 1 – least liable to fluvial 
flooding. Small part of the site is within Flood Zones 2 & 3, 
following the course of the Cuffley Brook. 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 LCA: 56 Cheshunt Common, characterised by undulating open 
agricultural arable land, Cuffley Brook runs north to south to the 
east. The railway line runs along the western boundary. Hedges 
and trees to north, east and western boundaries. The Meadway, 
a residential area, lies to the south.  

 Nature conservation: Wildlife site WS183 Cuffley Station 
Embankment 65m to the south; buffer required to north-east 
edge with Cuffley Brook and Ecosite: “Pasture by Burleigh 
Cottage”. 

 Within 1,500m of Northaw Great Wood and 1,200m of Wormley-
Hoddesdenpark Wood South SSSIs. 

 Noise mitigation measures must ensure a satisfactory residential 
environment for future residents of any development. 



 

 
 

 

 

Contribution to regeneration priority 
areas 

None. 

  
Likely market attractiveness for the use 
proposed 

Adjoins an established residential area and Cuffley is a high demand 
area with no known local issues that would render the site 
unattractive to the market in this area. 

 

Availability Site capacity 
Site ownership Four landowners represented 

by the same agent. 
Promoted by landowner  
 
HELAA 
Scenario/methodology 

30 dwellings 
 
Site is between 2 and 4ha, 
so 30 dph/108 dwellings. 

Any known constraints None known  
HELAA capacity 

 
30  dwellings 

Achievability HELAA density 8dph 

Deliverability issues Waste water infrastructure 
upgrades. Remediation of 
potential contamination, noise 
mitigation, mitigation of any 
impacts on nature 
conservation. 
 

  

Viability issues Requirement to upgrade waste 
water infrastructure is a 
possible constraining factor on 
viability of this site as specific 
costs are currently unspecified. 

Comments Capacity reduced down to 
30 dwellings in 
accordance with highways 
access appraisal. This will 
also allow both a buffer to 
Cuffley Brook & ecosite 
and the railway line. 

Landowner timescales Within 5 years   
 

Conclusions  

This site is suitable for development subject to appropriate mitigation measures.  At planning application stage a 
noise survey would be required and a scheme would need to demonstrate that appropriate mitigation measures can 
deliver a satisfactory residential environment; a contaminated land survey and report would be required and if 
necessary, suitable remediation carried out. 
 
Nature conservation measures to include a buffer to Cuffley Brook and the ecosite. Residential development of this 
site in this proximity to two SSSIs will need to ensure any impacts are avoided or mitigated, although the number of 
dwellings is below the threshold to trigger a Natural England consultation. 
  
Whilst a requirement to upgrade wastewater infrastructure (the same applies to all sites in Cuffley) is a possible 
constraining factor on viability, it is not considered that such costs would be likely to present an absolute barrier to 
development.  
 
Delivery estimate: Within 5years if wastewater upgrades are designed and delivered in time depending on the wider 
need for upgrades to wastewater infrastructure associated with the overall quantum of development. Otherwise, 6 – 
10 years. 
 
  

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years 
6-10 years 
 



Site Reference: Cuf3 Site name: South side Cuffley Hill, Cuffley, EN6 4RY 

. 

-  

Site details 
Settlement Cuffley 

 Ward Northaw & Cuffley 

Site area 8.3ha 
 

Site context 
Green Belt Yes 

Previously developed No 

Land use/character Arable agricultural land 

Surrounding land uses 
and character 

Agricultural land to the 
east & south, railway line 
to the west, Sopers Road 
Industrial Area to the 
north. 

 

Site promotion 
Source of promotion Landowner 

Land use promoted Residential  
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated 
Green Belt, R2 Contaminated Land, R6 River Corridors, RA10 
Landscape Character Area, R11 Biodiversity and Development, R13 
Site of Special Scientific Interest, R19 Noise and Vibration, IM2 
Planning Obligations and Planning Obligations SPD, ECS CS11 
Critical Assets, NPPF: Section 11 conserving and enhancing the 
natural environment. NPPF: Section 12 conserving and enhancing the 
historic environment. 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

• Single point of access is proposed from Cuffley Hill on land within 
administrative area of Broxbourne BC. No current proposals by 
Broxbourne BC to release land from the Green Belt in this location. 
• Wastewater network capacity in this area is highly unlikely to 
support the demand anticipated from this development. Significant 
drainage infrastructure is likely to be required ahead of the 
development. Upgrades can take around 18 months to 3 years to 
design and deliver 
•Contamination: records for the land immediately to the north of the 
site indicate "sewage" – 1938, factory use - 1960. 
• Western boundary of the site is adjacent to the railway line and 
employment areas to the north are potential noise sources. 
• The site is within Flood Zone 1 – least liable to fluvial flooding. 
• National Grid power line crosses the south-east corner of the site; 
an easement corridor either side of the power lines would be required. 
 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

• LCA 56 Cheshunt Common – characterised by undulating open 
arable agricultural land. Cuffley Brook runs north to south to the east 
of the site and the railway provides a strong western boundary. 
Hedges/tree belt to boundaries of site. 
• Nature conservation: breeding birds and possible bats in trees. 
Opportunities: Buffer brook and ensure wildlife corridor remains. 
•Within 2,000m Northaw Great Wood and 2,200m of Wormley-
Hoddesdenpark Wood South. SSSIs. 
•Nearest scheduled monument over 1km to the east (WWII Heavy 
Anti-aircraft gunsite at Burnt Farm Camp). Also three, Grade II listed 
buildings at Burnt Farmhouse a similar distance to the south-east, 
although there is woodland between the site and these buildings. 
•Noise mitigation measures must ensure a satisfactory residential 
environment for future residents of any development. 
 
 



 
 

 

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

Cuffley is an established residential area and there is no reason why 
housing development would not be attractive to the market. 

 

Availability Site capacity 
Site ownership Multiple land owners (four)  Promoted by landowner 205 dwellings (25dph) 

based on 8.2ha 

Any known constraints Land within Broxbourne 
required for access involves 
other landowners and 
leaseholders (with long lease) 
- not promoting. 

Scenario/methodology Site > 6ha = 25dph (208 
dwellings – on land within 
Welwyn Hatfield) 

Achievability HELAA capacity Nil 

Deliverability issues Waste water infrastructure 
upgrades. Land required to 
deliver access to the site is not 
currently demonstrated. No 
current proposals by 
Broxbourne to allocate land for 
development in this locality.  

HELAA density N/A 

Viability issues Requirement to upgrade 
wastewater infrastructure is a 
possible constraining factor on 
viability of this site as specific 
costs are currently unspecified. 
 

Other comments Capacity is zero as the 
deliverability of access to 
the site cannot currently 
be demonstrated - the 
land required for access is 
not currently available and 
no alternative has been 
promoted. 

Landowner timescales Within 5 years   
 

Conclusions  

Suitability: Access cannot currently be achieved, although if this position were to change, the site would be suitable 
in principle, subject to appropriate mitigation measures, i.e. at planning application stage a noise survey would be 
required and a scheme would need to demonstrate that appropriate mitigation measures can deliver a satisfactory 
residential environment; a contaminated land survey and report would be required and if necessary, suitable 
remediation carried out.  Nature conservation measures to include wildlife corridors. Residential development of this 
site of this scale and in this proximity to two SSSIs will need to ensure any impacts are avoided or mitigated and 
would trigger a Natural England consultation. 
 
Timescales: Promoter indicates delivery within 5 years. However, no agreement is in place with other landowners 
and leaseholders of adjoining land which is necessary for access provision and so delivery within this timescale has 
not been demonstrated. Wastewater infrastructure upgrades would be required.  
 
Availability: Landowners/leaseholders relating to adjoining land required for access are not promoting development.  
 
Achievability: No access is currently achievable. No current proposals by Broxbourne BC to remove land from the 
Green Belt in this location to facilitate access and no other options currently promoted. 
 
Viability: Requirement to upgrade wastewater infrastructure is a possible constraining factor on viability of this site 
as specific costs are currently unspecified.  
 
Conclusion: Development is not available or achievable as this site is dependent upon land in third party 
ownership/leasehold interests being available to provide access. No such agreement is currently in place. In the 
absence of an access, site is not suitable for development. 
 

Suitable No Available 
No (for 
access) 

Achievable No 
Deliverability 
timescale 

N/A 



 

Site Reference: Cuf4 Site name: Cuffley Hills Farm, Cuffley, EN6 4AY 

. 

-  

Site details 
Settlement  Cuffley 

Ward  Northaw & Cuffley 

Site area 18  hectares  

Site context 
Green Belt Yes 

Previously developed No 

Land use/character Agricultural 

Surrounding land uses 
and character 

Former agricultural use, 
now grazing land. Slopes 
downwards towards the 
south west. Wooded area 
to the north, agricultural 
land to south and west, 
highway & residential 
along the eastern 
boundary. 

Site promotion 
Source of promotion Landowner/agent 

 

Land use promoted Residential 
 

Map © Crown copyright. All rights reserved Welwyn Hatfield 
Borough Council LA100019547 2015 
 

Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1: Definition of the Green Belt, 
GBSP2: Towns and Specified Settlements, R2 Contaminated land, 
R6 River Corridors, RA10 Landscape Character Area,  R11 
Biodiversity and Development R13 Site of Special Scientific 
Interest,R15 Wildlife sites, R29 Archaeology, IM2 Planning 
Obligations and Planning Obligations SPD, ECS CS11 Critical 
Assets, NPPF: Section 11 conserving and enhancing the natural 
environment. NPPF: Section 12 conserving and enhancing the 
historic environment. 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

• Access from The Ridgeway. Single point of access can generally 
serve a maximum of 300 dwellings. 
•Waste water: Network capacity in the area unlikely to support 
additional demand. Upgrades to the existing drainage infrastructure 
are likely to be required ahead of development. 
• Cuffley Hills farm occupies part of the site. Potential for ground 
contamination in the "farm yard" area. 
•99.5% of the site is within Flood Zone 1 – least liable to flooding. 
• The topography of the site means that development has the 
potential to generate overland flow.  

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

• LCA 53 Northaw Common Parkland, is characterised by large 
blocks of woodland and high hedgerows creating a strong sense of 
enclosure; horse grazing with fenced pasture and parkland features 
are common.  Site itself consists of grazing land, sloping downwards 
to the south west, towards the Hempshill Brook, which is a landscape 
feature. Linear group of trees along the boundary with The Ridgeway. 
• Nature conservation – development could impact on older grassland 
immediately adjacent to Wildlife Site WS168. The whole site is an 
eco-site: Cuffley Hills Farm Meadow.  
• Protected species (badgers) identified on the site & survey for 
reptiles may be required. If existing buildings are demolished, there 
should be caution for bats. 
• Within 900m of Northaw Great Wood SSSI & 1900m of Wormley-
Hoddesden Park Wood South SSSI. 
• Adjacent to ancient woodland to the north of the site. 
• Part of the site is designated as an Area of Archaeological 
Significance (AAS23) with evidence of Mesolithic and Neolithic 
occupation at Thornton’s Farm.  



 
 

 

 

 

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

Cuffley is a high demand area with no known local issues that would 
render the site unattractive to the market in this area. 

 

Availability Site capacity 
Site ownership Single ownership Promoted by landowner Agent has stated that the 

number of dwellings 
would be dependent on a 
proposed detailed scheme 

Any known constraints No Scenario/methodology  >6ha = 25dph/275 
dwellings 
 

Achievability HELAA capacity  220 dwellings 

Deliverability issues Timing of waste water 
infrastructure upgrades. 

HELAA density  20dph 

Viability issues Requirement to upgrade waste 
water infrastructure is a 
possible constraining factor on 
viability of this site as specific 
costs are currently unspecified 

Comments 11 hectares promoted for 
development from an 
overall site of 18ha. 
Capacity of the site 
reduced to 220 dwellings 
to reflect sloping 
topography of the site, 
habitat creation and the 
need for ecological 
mitigation. 

Landowner timescales Within 5 years   
 

Conclusions  

This site is suitable for development subject to appropriate mitigation measures.   
 
At planning application stage a contaminated land survey and report would be required, due to potential for 
contamination in the farm yard area and if necessary, suitable remediation carried out. 
 
A specific flood risk assessment of the site would be required at planning application stage, SuDS design would 
need to take account of the specific topography of the site to manage the potential for overland flow. 
 
The noted presence of protected species and their habitats means that at planning application stage an ecological 
survey will need to be carried out, including a reptile survey and mitigation measures taken, which may include 
habitat creation and offsetting. Where the presence of protected species is confirmed and development is likely to 
affect them, a Natural England development licence will be required. 

  
Residential development of this site of this scale and in this proximity to Northaw Great Wood and Wormley-
Hoddesden Park South SSSI will need to ensure any impacts are avoided or mitigated and would trigger a Natural 
England consultation. The whole site is an ecosite, so there may be potential for habitat creation and wildlife 
corridors as part of any development.  
 
The AAS will mean that pre-application investigations will be required for any planning application and depending on 
findings; recording and preservation may be required. (The 11ha promoted excludes the AAS, but the proximity to 
the AAS may mean that potential exists for undesignated assets on adjoining land). 
 
Whilst a requirement to upgrade wastewater infrastructure (the same applies to all sites in Cuffley) is a possible 
constraining factor on viability, it is not considered that such costs would be likely to present an absolute barrier to 
development.  
 
Delivery estimate: Within 5 years if wastewater upgrades are designed and delivered in time. Otherwise, 6-10 years. 
 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years 
6-10 years 



 

 

Site Reference: Cuf5   Site name: Land at Northaw Road East,  EN6 4RB 
.

 

-  

Site details 

Settlement Cuffley 

Ward Northaw & Cuffley 

Site area 22.9ha 

Site context 

Green Belt Yes 

Previously developed No 

Land use/character Arable land. Site slopes 
steeply to south/south-
west. 

Surrounding land uses 
and character 

Residential to the east, 
Northaw Road East to 
the south of the site, 
agricultural land adjacent 
to other boundaries, 
which are defined by 
established hedgerows. 

Site promotion 

Source of promotion Landowner/agent.  

Land use promoted Housing together with 
social /community uses 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated 
Green Belt, R6 River Corridors, RA10 Landscape Area, R13 Site of 
Special Scientific Interest, R15 Wildlife sites, R29 Archaeology, IM2 
Planning Obligations and Planning Obligations SPD, ECS CS11 
Critical Assets, NPPF: Section 11 conserving and enhancing the 
natural environment. NPPF: Section 12 conserving and enhancing the 
historic environment. 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

•Access from Northaw Road East with an emergency access from 

Kingswell Ride. 

• Wastewater network capacity in this area is unlikely to support the 

demand anticipated from development. Significant infrastructure 
upgrades are likely to be required to ensure sufficient capacity is 
provided ahead of development. 

• 96% of the site is in Flood Zone 1 – least liable to fluvial flooding. A 

small part of western area of the site in Flood Zones 2 & 3, following 
the course of Hempshill Brook.  

• The topography of the site means that development has the 

potential to generate overland flow.  

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

• LCA 53 Northaw Common Parkland is characterised by large blocks 

of woodland and high hedgerows creating a strong sense of 
enclosure; with fenced pasture and parkland features. Site itself 
consists of arable land, with established hedge boundaries. The 
Hempshall Brook to the west is a landscape feature.  

•Topography: Site slopes steeply to south/south-west and the highest 

points are highly visible from the surrounding area with extensive 
views outwards towards Northaw and beyond to Canary Wharf. 

• Nature conservation: Adjacent to Cuffley Hills Farm ecosite.  

• Within approx 1,200m of Northaw Great Wood and 2,100m of 

Wormley Hoddesden Park Wood South SSSIs 

• AAS23 adjacent to north western boundary; AAS37 to the south of 

Northaw Road East. 



 

 

 

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

Promoted by landowner and agent. Adjoins an established residential 
area. Agent has advised of developer interest. 

 

Availability Site capacity 
Site ownership Single landowner Promoted by landowner 590 (plus social 

/community uses) 

Any known constraints  HELAA 
Scenario/methodology 

>6ha = 25dph = 572 
dwellings 

Achievability HELAA capacity 440 dwellings 

Deliverability issues Timing of waste water 
infrastructure upgrades. 

HELAA density 20dph 

Viability issues Requirement to upgrade waste 
water infrastructure is a 
possible constraining factor on 
viability of this site as specific 
costs are currently unspecified 

Comments Capacity of the site 
reduced to 440 to reflect 
topography of the site, 
fluvial flood risk, and 
habitat creation. 

Landowner timescales Within 5 years   
 

Conclusions  

Site is suitable for development subject to appropriate mitigation measures. Residential development of this site of 
this scale and in this proximity Northaw Great Wood and Wormley Hoddesden Park Wood South SSSIs will need to 
ensure any impacts are avoided or mitigated and would trigger a Natural England consultation. Adjoining an ecosite: 
so there may be potential for habitat creation and wildlife corridors as part of any development.  
 
The proximity of two AAS will mean that pre-application investigations will be required in the light of the potential for 
undesignated assets and depending on findings; recording and preservation may be required. 
 
Access from Northaw Road East is considered acceptable in principle to the Highway Authority subject to additional 
emergency access, acceptable mitigation of junction with Station Road & Cattlegate Road and consideration of 
wider network impacts. 
 
The 2015 SFRA Level 2 assessment of Cuf5 and Cuf12 indicates that 4% or 0.9ha of the larger Cuf5 site falls within 
Flood Zone 2 and/or 3. It would be feasible to keep the footprint of development within Flood Zone 1 following a 
sequential approach to site layout, should the site be allocated for development. As such, the area within Flood 
Zones 2 and 3 (0.9ha) has been deducted when calculating the potential capacity of the site, rather than rendering 
the site unsuitable on fluvial flood risk grounds. If residential development is sited within Flood Zone 3a the 
Exception Test would need to be applied. A specific flood risk assessment of the site would be required at planning 
application stage, SUDs design would need to take specific account of topography to manage overland flows  
  
Whilst a requirement to upgrade wastewater infrastructure (the same applies to all sites in Cuffley) is a possible 
constraining factor on viability, it is not considered that such costs would present an absolute barrier to 
development.  
 
Promoted concept includes linking development on Cuf5 to a nearby anaerobic digestion plant within the same 
ownership, connecting the two sites via an underground heat network to deliver renewable heat to all houses and 
non-domestic buildings on site to provide a ‘zero carbon’ development. 
 
Delivery estimate: Within 5years if waste water upgrades are designed and delivered in time, otherwise - 6-10 
years. 
 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years 
6-10 years 



Site Reference: Cuf6   Site name: Land at Northaw Road East, EN6 4HW 

. 

-  

Site details 
Settlement Cuffley 

Ward Northaw & Cuffley 

Site area 4.2ha 
 

Site context 
Green Belt Yes 

Previously developed No 

Land use/character Agricultural 

Surrounding land uses 
and character 

Residential and school to 
the north, Northaw Road 
East to west, railway to 
the east and playing 
fields to the south west.  
The eastern part of the 
southern boundary 
adjoins agricultural land 

 

Site promotion 
Source of promotion Landowner and agent 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated 
Green Belt, RA10 Landscape Character Area, R11 Biodiversity and 
Development, R13Site of Special Scientific Interest, R19 Noise and 
Vibration, IM2 Planning Obligations and Planning Obligations SPD, 
ECS CS11 Critical Assets, NPPF: Section 11 conserving and 
enhancing the natural environment. NPPF: Section 12 conserving and 
enhancing the historic environment. 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

• Access is from Northaw Road East.  
• The waste water network capacity in this area is unlikely to be able 
to support the demand anticipated from this development. Upgrades 
are likely to be required to ensure sufficient capacity is brought 
forward ahead of the development.   
• Entire site within Flood Zone 1 – least liable to fluvial flooding, part 
of the site subject to surface water flooding.  
• Development in Cuffley has potential to both increase the risk of 
flooding elsewhere because of its location in an area likely to 
generate overland flow and to be subject to overland flow. 
• The eastern boundary of the site is adjacent to the railway line so 
railway noise is significant. 
 
 
 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

• LCA 55 Theobalds Estate – is characterised by mixed farmland and 
parkland which are a dominant feature of the landscape, with an 
undulating landform; there is a strong pattern of discrete woodland 
blocks and medium to large open arable fields. The site itself is 
agricultural land with changing topography across the site with a 
higher area in the north-east corner, falling to a low point at the south 
east corner.  
•AAS37 adjacent to the southern boundary of the site.  
• Noise mitigation measures must ensure a satisfactory residential 
environment for future residents of any development. 
• Within 1,900m of Northaw Great Wood and within 2,500m of 
Wormley-Hoddesdenpark Wood South. SSSIs. 
• National Grid Power lines cross the south eastern part of the site. An 
easement corridor either side of the power lines would be required. 



 

 

 

 

 

 

Contribution to regeneration priority 
areas 

None 

  Likely market attractiveness for the use 
proposed 

Cuffley is an established residential area and there is no reason why 
housing development would not be attractive to the market. 

 

Availability Site capacity 
Site ownership Single ownership Promoted by landowner 120 dwellings = 35dph 

Any known constraints None HELAA 
Scenario/methodology 

Site between 2 and 6ha so 
30 dph/126 dwellings 

Achievability HELAA capacity 108 

Deliverability issues Waste water infrastructure 
upgrades. 

HELAA density 30dph (on reduced site 
area of 3.6ha) 

Viability issues A requirement to upgrade 
wastewater infrastructure is a 
possible constraining factor on 
viability of this site as specific 
costs are currently unspecified. 

Other comments 3.6 hectares promoted for 
development from an 
overall site of 4.2ha. This 
will allow for a buffer with 
the railway line and 
easement corridor to the 
overhead HV power lines. 

Landowner timescales Within 5 years.   
 

Conclusions  

The site is suitable, subject to appropriate mitigation measures. 
 
 An archaeological assessment undertaken by the promoter concludes low potential for remains on Cuf6, despite it 
adjoining an AAS37. 
 
Due to the presence of the railway, at planning application stage a noise survey would be required and a scheme 
would need to demonstrate that appropriate mitigation measures can deliver a satisfactory residential environment. 
 
Access is from Northaw Road East. Highway Authority have not raised any significant issues. 
 
Opportunities to create nature conservation buffer with railway bank and southern woody boundary. (Reptile survey 
may be required at planning application stage).Overhead HV power lines (National Grid) will require an easement 
corridor either side. 
 
Due to the potential for development in Cuffley to be subject to overland flow, a specific flood risk assessment of the 
site will be required at planning application stage, and SUDs design would need to take specific account of 
topography of the area to manage overland flows. 
  
Residential development of this site of this scale and in this proximity to two SSSIs will need to ensure any impacts 
are avoided or mitigated and would trigger a Natural England consultation. 
 
Whilst a requirement to upgrade wastewater infrastructure (the same applies to all sites in Cuffley) is a possible 
constraining factor on viability, it is not considered that such costs would present an absolute barrier to 
development.  
 
Delivery timescales may also be affected as a result of the need for wastewater infrastructure upgrades. 
 
Delivery estimate: Within 5years if wastewater upgrades are designed and delivered in time, otherwise 6-10 years. 
 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years 
6-10 years 
 



Site Reference: Cuf7   Site name: Wells Farm 
.

 

-  

Site details 
Settlement Cuffley 

Ward Northaw & Cuffley 

Site area 3ha 

Site context 
Green Belt Yes 

Previously developed Partial 

Land use/character Existing farm, with 
farmhouse, agricultural 
buildings and some 
business units. 

Surrounding land uses 
and character 

Agricultural land to the 
north east and west,  
Northaw Road East to the 
south east, Hempshill 
Brook to south west, 
agricultural land adjacent 

Site promotion 
Source of promotion Landowner 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated 
Green Belt, R6 River Corridors, RA10 Landscape Area, R13 Site of 
Special Scientific Interest, R15 Wildlife sites, R29 Archaeology, IM2 
Planning Obligations and Planning Obligations SPD, ECS CS11 
Critical Assets, NPPF: Section 11 conserving and enhancing the 
natural environment. NPPF: Section 12 conserving and enhancing the 
historic environment. 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

• Access from Northaw Road East. 
• Public Right of Way - Northaw 009 - runs alongside the course of the 
Hempshill Brook, to the west of the site. 
• Wastewater network capacity in this area is unlikely to be able to 
support the demand anticipated from this development. Upgrades to 
the existing drainage infrastructure are likely to be required to ensure 
sufficient capacity is brought forward ahead of the development. 
• Potential for ground contamination in the "farm yard" area - fuel oil 
storage- machinery storage and maintenance -slurry pits etc. 
• Whilst 84% of the site is within Flood Zone 1 – least liable to fluvial 
flooding, nearly 16% of the western area of the site is within Flood 
Zones 2 & 3, following the course of Hempshill Brook. Also potential for 
surface water flooding of part of the south west of the site. 
• Development in Cuffley has the potential both to generate and to be 
subject to overland flow.  

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

• LCA 53 Northaw Common Parkland is characterised by large blocks 

of woodland and high hedgerows creating a strong sense of enclosure; 
with fenced pasture and parkland features. Site itself is mostly level 
and consists of an existing farm, with farmhouse, agricultural buildings 
and some business units, with established hedge boundaries. Group of 
trees in south west corner of site, may be remnant of historic orchard. 
Hempshill Brook to the west. 

•Within 1,800m of Northaw Great Wood SSSI and 2,600m of Wormley 

–Hoddesden Park Wood South. No record of significant wildlife 
presence on the site, but if existing buildings are demolished there 
should be caution for bats. 

• Presence of an historic orchard. Protected species presence unlikely. 

• Area of Archaeological Significance AAS37 to the south of Northaw 

Road East. 



 
 

 

 

 

 

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

Cuffley is a high demand area with no known local issues that would 
render the site unattractive to the market in this area. 

 

Availability Site capacity 
Site ownership Single ownership Promoted by landowner Number of dwellings not 

specified 

Any known constraints None HELAA 
Scenario/methodology 

2-6ha so 30dph/90 
dwellings 

Achievability  
HELAA capacity 

 
75 dwellings on 2.5ha 

Deliverability issues Timing of waste water 
infrastructure upgrades. 

HELAA density 30dph 

Viability issues Requirement to upgrade waste 
water infrastructure is a 
possible constraining factor on 
viability of this site as specific 
costs are currently unspecified 
 

Comments Developable area reduced 
by 0.5 to account for 
fluvial flood risk. 

Landowner timescales Within 6-10 years   
 

Conclusions  

 
The proximity of the AAS means that pre-application investigations will be required, in the light of the potential for 
undesignated assets and depending on findings; recording and preservation may be required and depending on 
findings; recording and preservation may be required. 
 
Residential development of this site in this proximity to two SSSIs will need to ensure any impacts are avoided or 
mitigated, although the number of dwellings is below the threshold to trigger a Natural England consultation. 
 
At planning application stage, a contaminated land survey and report would be required and if necessary, suitable 
remediation carried out. 
 
The 2015 SFRA Level 2 assessment of the site indicates that 16% or 0.5ha of the site falls within Flood Zone 2 
and/or 3. It would be feasible to keep the footprint of development within Flood Zone 1 following a sequential 
approach to site layout, should the site be allocated for development. As such, the area within Flood Zones 2 and 3 
(1ha) has been deducted when calculating the potential capacity of the site, rather than rendering the site unsuitable 
on fluvial flood risk grounds. If residential development is sited within Flood Zone 3a the Exception Test would need 
to be applied. A specific flood risk assessment of the site would be required at planning application stage. SUDs 
design would need to take specific account of topography of the area to manage overland flows.  
 
Whilst a requirement to upgrade wastewater infrastructure (the same applies to all sites in Cuffley) is a possible 
constraining factor on viability, it is not considered that such costs are likely to present an absolute barrier to 
development.  
 
Delivery timescales may be affected as a result of any relevant requirement for wastewater infrastructure upgrades. 
 
Delivery estimate: Landowner has indicated site would be available within 6-10 years, which would also allow for 
wastewater upgrades to be designed and delivered. 
 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

 
6-10 years 
 



Site Reference: Cuf10 Site name:North west of Cuffley Hills House, Cuffley, EN6 
4AY 

. 

-  

Site details 

Settlement Cuffley 

Ward Northaw & Cuffley 

Site area 1.66 hectares 
(A sub-part of a larger 
site, Cuf4) 

 
 

Site context 

Green Belt Yes 

Previously developed No 

Land use/character Grazing pasture land 

Surrounding land uses 
and character 

Former agricultural use, 
now grazing land with an 
area of land in the north 
east populated with pine, 
wooded area to north 
west, agricultural land to 
west and south. 
Residential development 
along The Ridgeway. 

Site promotion 

Source of promotion Landowner/agent 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1: Definition of the Green Belt, 
GBSP2: Towns and Specified Settlements, RA10 Landscape 
Character Areas, R13 Site of Special Scientific Interest, R15 Wildlife 
sites, R29 Archaeology, IM2 Planning Obligations and Planning 
Obligations SPD,  Emerging Core Strategy: CS11 Critical Assets. 
NPPF: Section 11 – conserving and enhancing the natural 
environment. NPPF: Section 12 – conserving and enhancing the 
historic environment. 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Access from The Ridgeway subject to appropriate visibility. 

 Wastewater: Network capacity in the area unlikely to support 
additional demand. Upgrades to the existing drainage 
infrastructure are likely to be required ahead of development. 
Upgrades can take 18 months to 3 years to design and deliver. 

 Site is within Flood Zone 1 – least liable to fluvial flooding. 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 LCA 53 Northaw Common Parkland, characterised by large 
blocks of woodland and high hedgerows creating a strong sense 
of enclosure; horse grazing with fenced pasture and parkland 
features are common. Site itself is former agricultural land, now 
used for grazing. Site slopes down towards the south west. 

 Adjacent to Wildlife site WS 168 - The Dell. The whole of Cuf4, 
which Cuf10 is a sub-part of, is an ecosite: Cuffley Hills Farm 
Meadow. Development could impact on older grassland. 

 The presence of protected species (Badgers) has been noted for 
site Cuf4 (of which Cuf10 is a sub-part). 

 Within 1000m of Northaw Great Wood SSSI and 1800m of 
Wormley Hoddesden Park South SSSI. 

 Adjacent to Ancient Woodland to the north of the site. 

 AAS23 with evidence of Mesolithic and Neolithic occupation at 
Thornton’s Farm is located to the west of the site. 



 

 

 

 

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

Cuffley is a high demand area with no known local issues that would 
render the site unattractive to the market in this area. 

 

Availability Site capacity 
Site ownership Single landowner Promoted by landowner 4 dwellings  

Any known constraints  HELAA 
Scenario/methodology 
 
 
HELAA capacity 

 
<2ha so 40dph = 66 
dwellings 
 
33 dwellings at 20dph 

Achievability HELAA density 20dph 

Deliverability issues Timing of waste water 
infrastructure upgrades. 

 
 
 

 

Viability issues Requirement to upgrade waste 
water infrastructure is a 
possible constraining factor on 
viability of this site as specific 
costs are currently unspecified 

 Comments: Capacity 
reduced down to 33 
dwellings (density 20 dph 
– consistent with Cuf4) to 
reflect topography, to 
allow for potential habitat 
creation, and to reduce 
impact on ecosite and 
adjacent wildlife site. 

Landowner timescales Within 5 years   
 

Conclusions  

The site is suitable subject to appropriate mitigation measures. 
 
The whole of the site is an ecosite. An ecological survey will be required, including a reptile survey. Mitigation 
measures may need to be taken, which may include habitat creation as part of any development and offsetting. 
Where the presence of protected species is confirmed and development is likely to affect them, a Natural England 
development licence will be required. 
 
Capacity of the site is below the threshold which would trigger a consultation with Natural England, in relation to 
proximity of the site to SSSIs. 
 
The proximity of the AAS will mean that pre-application investigations will be required in the light of the potential for 
undesignated assets and depending on findings; recording and preservation may be required and depending on 
findings; recording and preservation may be required. 
 
A specific flood risk assessment of the site would be required at planning application stage, Suds design would 
need to take account of the specific topography of the site to manage the potential for overland flow. 
 
Whilst a requirement to upgrade wastewater infrastructure (the same applies to all sites in Cuffley) is a possible 
constraining factor on viability, it is not considered that such costs would be likely to present an absolute barrier to 
development. 
 
Delivery estimate: Within 5years if waste water upgrades are designed and delivered in time. Otherwise, 6-10 years. 
 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years 
6-10 years 
 



Site Reference: Cuf11 Site name: Barn Adj Cuffley Hills House, EN6 4DZ 

. 

-  

Site details 
Settlement Cuffley 

Ward Northaw & Cuffley 

Site area 0.37ha (0.28 without 
access road 

 

Site context 
Green Belt Yes 

Previously developed No 

Land use/character Former agricultural 
building (currently used 
for storage). 

Surrounding land uses 
and character 

Agricultural land to south 
and west, residential to 
north and east. 

 

Site promotion 
Source of promotion Landowner 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1: Definition of the Green Belt, 
GBSP2: Towns and Specified Settlements, R2 Contaminated land, 
RA10 Landscape Character Area,  R11 Biodiversity and 
Development, R29 Archaelogy,IM2 Planning Obligations and 
Planning Obligations SPD, ECS CS11 Critical Assets, NPPF: Section 
11 conserving and enhancing the natural environment. NPPF: Section 
12 conserving and enhancing the historic environment. 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

• An existing access exits on an inner bend with vehicle movements 
already established.  

• Wastewater network capacity in the area unlikely to support 
additional demand. Upgrades to the existing drainage infrastructure 
are likely to be required ahead of development. Upgrades can take 
around 18 months to 3 years to design and deliver 

• Potential for ground contamination in the "farm yard" area. 

• Site is within Flood Zone 1 – least liable to fluvial flooding. 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

• LCA 53 Northaw Common Parkland, is characterised by large 
blocks of woodland and high hedgerows creating a strong sense of 
enclosure; horse grazing with fenced pasture and parkland features 
are common. Site itself is former agricultural barn, used for storage. 

• The whole of Cuf4, which Cuf11 is a sub-part of, is an ecosite: 
Cuffley Hills Farm Meadow, where the potential for reptiles has been 
noted. 

• The presence of protected species (Badgers) has been noted for 
site Cuf4 (of which Cuf10 is a sub-part). If existing buildings are 
demolished, there should be caution for bats. 

• Within 1,100m of Northaw Great Wood SSSI and 2,000m of 
Wormley-Hoddesden Wood Park South. 

• Within 150m of Area of Archaeological Significance AAS23.  

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

Cuffley is a high demand area with no known local issues that would 
render the site unattractive to the market in this area 

 



 

 
 

 

 

 

Availability Site capacity 
Site ownership Single ownership Promoted by landowner Conversion of barn 

 

Any known constraints None HELAA 
Scenario/methodology  
 
HELAA capacity 

<2ha so 40dph = 11 
dwellings   
 
1 dwelling 

Achievability HELAA density 4 dph  

Deliverability issues Timing of waste water 
infrastructure upgrades. 
 

  

Viability issues Requirement to upgrade waste 
water infrastructure is a 
possible constraining factor on 
viability of this site as specific 
costs are currently unspecified 

Comments Capacity of the site 
reduced to reflect 
promoter’s concept of a 
barn conversion, Highway 
Authority raising no 
objection to access 
serving 1 dwelling and the 
possible need for 
ecological mitigation. 

Landowner timescales Within 5 years   
 

Conclusions  

This site is suitable for development, subject to appropriate mitigation. At planning application stage a contaminated 
land survey and report would be required and if necessary, suitable remediation carried out. 
 
The whole of Cuf4 (of which Cuf11) is an ecosite. Given that Cuf11 includes an existing barn and access road, there 
is likely to be limited potential for habitat creation on Cuf11, although at planning application stage an ecological 
survey may still need to be carried out.  
 
Capacity of the site is below the threshold which would trigger a consultation with Natural England, in relation to 
proximity of the site to SSSIs. 
 
The proximity to an AAS will require pre-application investigations in the light of the potential for undesignated 
assets and depending on findings; recording and preservation may be required and depending on findings; 
recording and preservation may be required. 
 
The Highway Authority has no objection in principle to existing access being used for one dwelling. (A small uplift in 
dwelling numbers may be possible, subject to the Highway Authority’s agreement but this would be subject to 
further review). 
 
Whilst a requirement to upgrade wastewater infrastructure (the same applies to all sites in Cuffley) is a possible 
constraining factor on viability, it is not considered that such costs would be likely to present an absolute barrier to 
development.  
 
Delivery estimate: Within 5years if waste water upgrades are designed and delivered in time depending on the wider 
need for upgrades to wastewater infrastructure associated with the overall quantum of development. Otherwise, 6-
10 years. 
 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years 
6-10 years 



 

 

Site Reference: Cuf12 Site name: Land at Northaw Road East, EN6 4LZ 

. 

-  

Site details 

Settlement Cuffley 

Ward Northaw & Cuffley 

Site area 9.2ha 

Site context 

Green Belt Yes 

Previously 
developed 

No 

Land 
use/character 

Arable land. Site slopes down 
to south/south-west. 

Surrounding land 
uses and 
character 

Residential to the east, Old 
Pumping Station/Waterworks 
Cottages to north west and 
Northaw Road East to the 
south, agricultural land to the 
west, farm buildings to south 
west & agricultural land to 
north  

Site promotion 

Source of promotion Landowner/agent. 

Land use promoted Housing  
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Site suitability considerations Comments 
Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated Green 
Belt, R6 River Corridors, RA10 Landscape Area R11 Biodiversity and 
Development, R13 Site of Special Scientific Interest, R29 Archaeology, IM2 
Planning Obligations and Planning Obligations SPD. ECS: CS11 Critical 
Assets. NPPF: Section 11 – conserving and enhancing the natural 
environment. NPPF: Section 12 - conserving and enhancing the historic 
environment. 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

•Access from Northaw Road East. Pedestrian crossing facilities would be 

required.  

• Wastewater network capacity in this area is highly unlikely to support the 

demand anticipated from development. Significant infrastructure upgrades are 
likely to be required to ensure sufficient capacity is provided ahead of 
development. 

 • Most of the site is Flood Zone 1 – least liable to flooding. Small part (2%) of 

western area of the site in Flood Zone 2 & 3, following the Hempshill Brook.  

• The topography of the site means that development has the potential to 

generate overland flow. 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential 
environment/amenity 

 Other 

• LCA 53 Northaw Common Parkland, characterised by large blocks of 

woodland and high hedgerows creating a strong sense of enclosure; horse 
grazing with fenced pasture and parkland features are common. Site itself is 
open fields used for arable farming, hedgerow/trees along Northaw Road 
East, site slopes downwards to south/south-west towards Hempshall Brook to 
the west which is a landscape feature.  

•Topography: Site slopes downwards to south/south-west and the highest 

points are visible from the surrounding area with views towards Northaw and 
beyond to Canary Wharf. 

• Potential for habitat creation. Presence of protected species unlikely. 

•Site is within 1,800m of Northaw Great Wood SSSI and 2,300m of Wormley-

Hoddesden Park Wood South SSSI. 

• Area of Archaeological Significance AAS37 to the south of Northaw Road 

East.  



 

 

Contribution to regeneration 
priority areas 

None 

Likely market attractiveness for 
the use proposed 

Promoted by landowner and agent. Developer interest expressed to promoter. 
Adjoins an established residential area. 

Availability Site capacity 
Site ownership Single landowner Promoted by landowner 235 comprising 120 

dwellings, plus retirement 
village of 78 apartments & 
37 bungalows: 25.5dph 

Any known constraints  Scenario/methodology >6ha =25dph - 230 
dwellings 

Achievability HELAA capacity 180 dwellings 

Deliverability issues Timing of waste water 
infrastructure upgrades. 

HELAA density 20dph 

Viability issues Requirement to upgrade waste 
water infrastructure is a 
possible constraining factor on 
viability of this site as specific 
costs are currently unspecified 

Comments Capacity of the site 
reduced to reflect flood 
topography of the site, 
fluvial flood risk, and to 
allow for habitat creation. 

Landowner timescales Within 5 years.   

Conclusions  

Site is suitable for development subject to appropriate mitigation measures. Residential development of this site of 
this scale and in this proximity to  Great Wood and Wormley-Hoddesden Wood Park South SSSIs will need to 
ensure any impacts are avoided or mitigated and would trigger a Natural England consultation. Potential for habitat 
creation and wildlife corridors as part of any planning application.  Where the presence of protected species is 
confirmed and development is likely to affect them, a Natural England development licence will be required. 
 
The proximity of AAS will mean that pre-application investigations will be required in the light of the potential for 
undesignated heritage assets of archaeological interest and depending on findings; recording and preservation may 
be required. 
 
The 2015 SFRA Level 2 assessment of the site indicates that 2% or 0.2 ha of the site falls within Flood Zone 2 
and/or 3. It would be feasible to keep the footprint of development within Flood Zone 1 following a sequential 
approach to site layout, should the site be allocated for development. As such, the area within Flood Zones 2 and 3 
(0.2ha) has been deducted when calculating the potential capacity of the site, rather than rendering the site 
unsuitable on fluvial flood risk grounds. If residential development is sited within Flood Zone 3a the Exception Test 
would need to be applied. A specific flood risk assessment of the site would be required at planning application 
stage, SUDs design would need to take specific account of topography to manage overland flows. 
 
Single point of access acceptable in principle but subject to the provision of a major access at 5.5m wide. Visibility 
splays would need to be 215m in each direction (60 mph). New TA would be required. Pedestrian crossing facilities 
would be required in the vicinity of the site. 
  
Whilst a requirement to upgrade wastewater infrastructure (the same applies to all sites in Cuffley) is a possible 
constraining factor on viability, it is not considered that such costs would present an absolute barrier to 
development.  

 
Delivery estimate: Within 5years if waste water upgrades are designed and delivered in time, otherwise - 6-10 
years. 
 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years 
6-10 years 
 


